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The Shops at Jurupdalley Draft EIR 1. Executive Summary

1. EXECUTIVESUMMARY
1.1 INTRODUCTION

This summaryis provided in accadance with the Calfornia Environmental Quality Act (CEQA)
GuidelinesSetion 15123. Asstated in Section 15123(a), éan EIR[environmental impact report]
shall contain a brief summary of the proposedaction andits consejuences.Thelanguage of the
summary should be as clear and simpleas reasorably practical® Asrequired by the Guidelines,
this chapterindudes (1) a summary descripton of the Project, (2) a syngsisof environmental
impacts andrecomnended mitigation measute (3) identification of the alternatives evalated
and of the environmentallysuperbr alternative, and (4) a discussionof the areasof cortroversy
associaed with the Project.

1.2 SUMMARYDES®PTON OFTHEPRQECT

The Project is proposing approximately 250,008quarefoot commercial shopping center with
a variety of retail, commercial, restaurant, carwash, and vistring commercial uses as
described below. To implement theroject, the following discretionargntitlements are
required. A more detailed description of the Project is provided in Section Bi@ject
Description/Environmental Setting.

Change of Zone (CZ) No. 20001

¢ KS t NP 2 S 0P8 iScehi@ Highwad Comerciall, Aight Agriculture), and-OGP
(General Commercial). The Change of Zerte amend the zoning map for the portions of the
site that are zoned>P-S (Scenic Highway Commercial) antl A.ightAgriculture) to €1/C-P
(General Commercial).

Tentative Parcel Map(TPM) No. 37890

Subdivide 33 acres intuneteen (19)parcekto accommodate the lease or salelnfilding pads.

Conditional Use Permit (CUP) No. 20001

Required for theeonvenience storéo allowfor the sale of motor vehicle fuekith the concurrent
sale of beer and wine for offremises consumption.

Site Development Permit (SDP) No. 20018

Approximately 250,008quare footcommercial shoppingcenter on approximately33 acres
consisting of the following land uses:

12 pump gas station with 3,500 square feet convenience store
4,800 square foot singieinnel car automated car wash
151,300 square feet general retail

18,400 square feet fast foodestaurantswith drive thru

46,000 square feet general office
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26,000 square foot 60 room hotel
Variance (VAR)1000

Required to allow certain signs to exceed tim@ximumheight, maximumsign area, and the
number of signs allowedSee Section 4.Aestheticdor details).

1.3 PrOJECTOCAION

The Project site consists of 32.94 gross acres in the City of Jurupa Valley, Riverside County.
California. From a regional perspective, the Project site is located mattilewest portion of the

City of Jurupa Valley. State Route (SR) 60 is located immediately adjacent to the north of the
Project site and Interstate 15-1b) is located approximately 5 miles west of the Project site. At

the local scale, the Project sitelaszated on the northeast corner of Mission Boulevard and Pyrite
{GNBSGP ¢KS aAlGS A& ftaz2 ARSY(GATASR020M1, wi S NE
171-020-:002, 171 020 025. (Refer to Figurd Regional Location Mapn page & and Figure

3.2,Vicinity Map/Aerial Photon page 33.

1.4 PROJECTOBEQIVES

The underlying purpose of the Project is to develop a vacant, undeveloped, and-wiriced
site in an area of the City with predominantgsidential and commercial uses with a commercial
retail center. The following is a list of specific objectives that the Project is intended to achieve:

Develop a commercial retail center within the SR 60 Freeway Commercial Opportunity
Area (OAl1) that inplements the General Plan policies to encourage land use actions for
designated Opportunity Areas that attracts economically and environmentally
sustainable development.

Develop a commercial center that attracts new businesses to the City of Jurupg iMalle
proximity to residences, thereby providing a more equal jbbasing balance in the
Inland Empire area that will reduce the need for members of the local workforce to
commute outside the area for employment.

Encourage pedestrian activity by develagpicommercial uses within walking distance of
residential neighborhoods and public transit.

Develop a vacant commercial property with close proximity te6@Rhat is readily
accessible to existing and available infrastructure, including roadsitlricks.
1.5 ScoPE OF THEHR

Based upon the Initial Study analy@gpendix A)comments received pursuant to circulation of
the Notice of PreparationNOB, and other public/agency input, the analysis of the EIR addresses
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the following topics as desibed in Tabld.1- Summary of Environmental Impacts Addressed in
the EIR.

Tablel.1. Summary of Environmental ImpactsAddressed in the EIR

Environmental Topic Section Threshold Description of Impact
4.1 Aesthetics Conflict with applicableoning and Site design and the heigltize and
other regulations governing scenic | numberof pylon signs.
quality?
4.2 Air Quality Conflict with or obstruct Construction and operational air

implementation of the applicable air | emissions on a regional and local

quality plan; Violate any air quality | basis, including impacts to sensitiy
standard orcontribute substantially to| receptas.. OperationalNOx

an existing or projected air quality | emissions

violation; Result in a cumulatively
considerable net increase of any

criteria?

4.3 Biological Resources Impact riparian habitat wetlands and | Impacts to riparian habitat,
consistency with habitat conservation wetlands, and consistency with the
plan. Western Riverside County Multiple

Habitat Conseration plan (MSHCP

4.4 Cultural Resources Cause a substantial adverse change| Impacts to historic and

the significance of a historical resour| archaeological resources.
or archaeological resource.

45 Greenhouse Gas Emissiong Generate greenhouse gas emissior] Exceedance of Tie¢ Q& 3 NB §
either directly or indirectly, that ma) gas emission thresholds and
have a significant impact on th consistency with CARB Scoping P
environment  Conflict with  an| and SCAG Connect SoCal Plan.
applicable plan, policy or regulatig
adopted for the purpose of reducin
the emissions of greenhouse gases?|

4.6 Hazards and Hazardous | Reasonably foreseeable upset and | Construction impacts to the esite

Materials accident conditions involving the well monitoringprobesfor the
release of hazardous materials into | Stringfellow Hazardous Waste Site
the emvironment. exposure to contaminated

groundwater, exposure to
hazardous materials related to the
operation of the gas station.

4.7 Land Use and Planning Gonflict with any land use plan, policy Conflict with SCAQMD 2016 Air
or regulation adopted for the purposg Quality Management Plan; Wester

of avoiding or mitigating an Riverside County MSHG#d SCAG
environmental effect Connect So Cal.

4.8 Transportation Conflict or be inconsistent with CEQAb SGi Ay ONBIF aS Ay
Guidelines Section 15064.3, VMT.

subdivision (h)
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Environmental Topic Section Threshold Description of Impact
4.9 Tribal Cultural Resources | Listed or eligible for listing in the Based on responses received fron
California Register of Historical the GabrielfioBand of Mission
Resources, an a local register of Indians¢ Kizh Nation and the
historical resources; and/or a resourq Soboba Bandluisefidndians,it has
determined to be significant to a been determined that the Project
California Native American tribe site may contain tribal cultural

resources as defined by Public
Resources Code § 21074 that may
be of importance tadhese Tribes.

4.10 Utilities and Service Require or result in the relocation or | The installation of the utilitieand
Systems constructionof new or expanded service systems have the potentia
water, wastewater treatment or storn| to result in significant impacts to
water drainage, electric power, the environmental topics evaluate

natural gas, or telecommunications | in the EIR.
facilities, the construction or

relocation of which could cause
significant environmental effects

1.6 ARRSOFCONTROVER ANDISUES TO BRESQVED

Regarding issues to be resolved, this EIR addressesntmnmental issues associated with the
Project that are known by the City, that are identified in the comment letters that the City
NBEOSA @SR 2ojfce af Reparatich IN@R@d the Initial Study which was circulated for

a 30day public review period fror®ctober 9 2020 toNovember9, 2020 (refer toAppendix A

The City received one (Yommentregarding the NOP issued for this EiBm the Native
American Heritage Commiesi reconmendng consultation with California Native American
tribes that are traditionally and culturally affiliated with the geographic area of the proposed
project in order to avoid inadveent discoveries ofNative American human remains and
protection of tribal cultural resourced.his comment is addressed $®ction 4.7Tribal Cultural
Resourcesf this EIR.

1.7 SUMMARY ORALTERNATIVES
No DevelopmenAlternative

CEQA Guidelines 815126.6(e) requires that an alternative be indodedescribes what would
reasonably be expected to occur on the property in the foreseeable future iPtbgct were

not approved, based on current plans and consistent with available infrastructure and
community serviceslhis Alternative considersno developnent/disturbanceon the Projectsite
beyondthat which occursunder exising conditions. Assud, the approximately33-aae Prgect
sitewould continue to consist of vacantland. Underthis Alternative,no improvementswould

be made to the Project site and none of the Projed¢Q @&oadway, drainage, utility, and other
infrastructure improvenents wauld occur.This Alternative wasselected by the Ciy to compare
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the environmental effeds of the Pioject with an alternative that would leavethe Project sitein
itsexiging condiion.

Reduced DevgbmentAlternative

The Reduced Intensity Alternative would impleménét NP 218nQuselEy approximately 25

% when compared to the approximately 250,000 square feet of commercial and teted
proposed by the ProjecThe Reduced Intensity Alternative would realize approximately 187,000
square feet of commercial and retail development. This alternative could potentially lessen, but
not reduce to a level of insignificance, significant andwoidable impacts for the Project related

to NOx operational emissions, GHG emissionsvaicle miles travele@/MT).

Environmentally Superior Alternative

Becausehe No Project/No DevelopmenAlternative would result in lowerimpacts resultingfrom
construction and eration of the Project to less than significant levels, it is the
environmentally superior alernative.When the environmentally superior alternative isthe No
Project Alternative, the Sate CEQAGudelines (Sectiorl5126[d][2]) require sdection of an
environmentally superor alternative from among te other alternativesevaluaed.

Based on the analysis in Section @@Qernatives the Reduced Development Alternative would
be environmentally superior to the Project. Under this Alternative, impacts related to NOx
emissions, greenhouse gas emissions, and VMT will beviess compared to the Projechut
remain significant and unavoidable.

1.8 SUMMARY ORMPACTS ANMITIGATIONMIEASURES

Table 1.2Summary of Impacts and Mitigation Measursgmmarizes potential impacts resulting

from implementation and operations of the Projedists the mandatoryegulatory requirements

[Plans, Policies, Programs (HRIRY Mitigation Measures (MM) proposed to mitigate potentially
significant environmental impacts of the Projeend indicates the level of significance after
application ofthet t t Q& | Yy R taldesa@aiinkludéskitte environmental topics from the
LYAGALFE {GdzReé GKI G NBIdzZANB GKS A YLX Soniicend I GA2Y
impact to less than significant levels. For those topics not listed, impacts were determined by the
Inid At {ddzRe (G2 SAGKSNI KF@S ay2 AYLI Oléthe2 N a4t S
implementationoft t t Qa 2 NJ aaQad

<Table 1.2Summary of Impacts and Mitigation Measurse®n the following p
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Tablel.2. Sumnary of Impacts and Mitigation Measures

Environmental Document/ Plans, Policies, Programs (PPP) andititigation Measures(MM) Required | Level of Significance
Topic/Threshold Section to Reduce Impact
AESTHETICS
If located in an EIR4.1.5 (a) None required N/A
Urbanized Area, conflict
with applicable zoning
and other regulations
governing scenic
quality?
AIR QUALITY

Conflict with or obstruct EIR4.2.5 (a) PPP 4.21.The Project is required to comply with the provisions of South G Sgnificant and
implementation of the AirQualitya I Yy 3SYSy i 5A&0GNAOG wdzZ S nno unavoidable
applicable air quality PPP 4.2.The Project is required to comply with the provisions of South G
plan? AN vdzk t Ade S5A8GNRAOG wdz'S nomdu I

PPP 4.28. The Project is required to comply with the provisions of South G

Air Quality Management District Rwem Mo = & ! NOKA (aS O G dz

PPP 4.24. The Project is required to comply with the provisions of South G

'ANJ vdzl t AGe alylF3SYSyid 5AaGNRO0G

Py LI SR w2l Ra YR [A@SaiG201 hLBN

{GNBSG {6SSLISNE D¢

There are no feasible mitigation measures.
Result in a cumulatively| EIR 4.2.50) PPP 4.2 through 42-4 abowe Sgnificant and
considerable net unawidable
increase of any criteria
pollutant for which the
project region is non
attainment under an
applicable federal or
state ambient air quality|
standard.
Expose sensitive EIR 4.2.5 (c) None required Less than significant

receptors to substantial
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

pollutant
concentrations

BIOLOGICAL RESOURCES

Have a substantial
adverse effect on any
riparian habitat or other
sensitive natural
communityidentified in
local or regional plans,
policies, regulations or
by the California
Department of Fish and
Wildlife or US Fish and
Wildlife Service?

EIR 4.3.5 (a)

None required

Less than significant

Have a substantial
adverse effect on state
or federally protected
wetlands (including, but
not limited to, marsh,
vernal pool, coastal,
etc.) through direct
removal, filling,
hydrological
interruption, or other
means?

4.35 (b)

None required

Less than significant

Conflict with the
provisions of an adoptec
Habitat Conservation
Plan, Natural
Community
Conservation Plan, or
other approved local,
regional, or state habitaf

EIR 4.3.5 (c)

MM BIO1 Rough Step Measurrior to issuance of a grading permit, the
of Jurupa Valley shall confirm with the Regional Conservation Authority
that the Project will not impact oubf-balance Rough Step vegetation in t
applicable rough step unit in accordance with Smtté.7 in Volume | of th
Plan. It is the Permittees responsibility that [i]f the rough step rule is not
during any analysis period (performed annually by the RCA), the Perm
must conserve appropriate lands supporting a specified vegetation canityn
within the analysis unit to bring the Plan back into the parameters of the

prior to authorizing additional loss of the vegetation community for which

Less than significant
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

conservation plan?

rule was not achieved. The Permittee must not cause additional loss 0
rough step vegetidon that is out of balance.

MM BIO-2 Burrowing Owl MeasureDue to the presence of potentially suitab
habitat, a 36day preconstruction survey for burrowing owls is required p
to initial grounddisturbing activities (e.g., vegetation clearing, cleg and
grubbing, grading, tree removal, site watering, equipment staging) to en
that no owls have colonized the site in the days or weeks preceding the gj
disturbing activities. If burrowing owls have colonized the project site prig
the initiation of grounddisturbing activities, the project proponent w
immediately inform the Conservation Authority (RCA) and the Wil
Agencies, and will need to coordinate further with RCA and the Wil
Agencies,

including the possibility of preparing Burrowing Owl Protection an
Relocation Plan, prior to initiating ground disturbance. If grodisturbing
activities occur, but the site is left undisturbed for more than 30 days, a
construction survey will again be necessary to ensure that bunmgwivl have
not colonized the site since it was last disturbed. If burrowing owl is found
same coordination described above will be necessary.

MM BIO-3 Urban Wildlands InterfacePrior to the issuance of a grading pern
the following notes shall bplaced on the grading plan(s):

GmMd LYO2NLIR2NI GS YSI&adzaNBa (2 02y iGN
site entering the MSHCP Conservation Area. In particular, measures shall
in place to avoid discharge of untreated surface runoff froeveloped and
paved areas into MSHCP Conservation Areas. Regular maintenance wil
to ensure effective operation of runoff control systems.

2. Land uses proposed in proximity to the MSHCP Conservation Area th
chemicals or generate bioproductsich as manure, that are potentially tox
or may adversely affect wildlife species, Habitat, or water quality {

incorporate measures to ensure that application of such chemicals doe
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

result in discharge to the MSHCP Conservation Area. The grestest from
landscaping fertilization overspray and runoff.

3. Avoid use of invasive, narative plant species listed in Table26of the
MSHCP in approving landscape plans for the portions of the project tha
adjacent to the MSHCP Conservation drdncluding avoidance area
Considerations in reviewing the applicability of this list shall include proxi
of planting areas to the MSHCP Conservation Areas and designated avo
areas, species considered in the planting plans, resources beingcfeo
within the MSHCP Conservation Area and their relative sensitivity to invg
and barriers to plant and seed dispersal, such as walls, topography, and
FSI GdzNB & ¢

Mitigation Measure BI®4 Construction BMPsPrior to the issuance of
gradingpermit, the following notes shall be placed on the grading plan(s):
Ge¢KS F2tt2gAy3a o6Sad YIFylF3asSySyid L
implemented for the duration of construction:

i. A condition shall be placed on grading permits requiring a delifiologist
to conduct a training session for project personnel prior to grading. The tra|
shall include a description of the species of concern and its habitats, the g
provisions of the Endangered Species Act (Act) and the MSHCP, the n
adhere to the provisions of the Act and the MSHCP, the penalties asso
with violating the provisions of the Act, the general measures that are b
implemented to conserve the species of concern as they relate to the prg
and the access routes t@nd project site boundaries within which the proje
activities must be accomplished.

ii. Water pollution and erosion control plans shall be developed
implemented in accordance with RWQCB requirements.

iii. The footprint of disturbance shall be nimized to the maximum exten
feasible. Access to sites shall be via-pxesting access routes to the greate

extent possible.
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

iv. The upstream and downstream limits of projects disturbance plus la
limits of disturbance on either side of the streahall be clearly defined an
marked in the field and reviewed by the biologist prior to initiation of work

v. Projects should be designed to avoid the placement of equipment
personnel within the stream channel or on sand and gravel bars, banks
adjacent upland habitats used by target species of concern.

vi. Projects that cannot be conducted without placing equipment or perso
in sensitive habitats should be timed to avoid the breeding season of rip
species identified in MSHCP Globat&gs Objective No. 7.

vii. When stream flows must be diverted, the diversions shall be condy
using sandbags or other methods requiring minimal instream impacts
fencing of other sediment trapping materials shall be installed at
downstream end of construction actiyi to minimize the transport o
sediments off site. Settling ponds where sediment is collected shall be clg
out in a manner that prevents the sediment from reentering the stream. (
shall be exercised when removing silt fences, as feasible, to preedmis or
sediment from returning to the stream.

viii. Equipment storage, fueling, and staging areas shall be located on u
sites with minimal risks of direct drainage into riparian areas or other sens
habitats. These designated areas shall lbeated in such a manner as

prevent any runoff from entering sensitive habitat. Necessary precautions
be taken to prevent the release of cement or other toxic substances
surface waters. Project related spills of hazardous materials sha#gmeted
to appropriate entities including but not limited to applicable jurisdictional ¢
FWS, and CDFG[CDFW], RWQCB and shall be cleaned up immedia
contaminated soils removed to approved disposal areas.
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

ix. Erodible fill material shall noeldeposited into water courses. Brush, log
soils, or other similar debris material shall not be stockpiled within the str
channel or on its banks.

X. The qualified project biologist shall monitor construction activities for
duration of the projet to ensure that practicable measures are being emplo
to avoid incidental disturbance of habitat and species of concern outsidg
project footprint. xi. The removal of native vegetation shall be avoided
minimized to the maximum extent practicabl@emporary impacts shall 4
returned to preexisting contours and revegetated with appropriate nat
species.

xii. Exotic species that prey upon or displace target species of concern g
be permanently removed from the site to the extent feasibléil. Xo avoid
attracting predators of the species of concern, the project site shall be ke
clean of debris as possible. All food related trash items shall be enclog
sealed containers and regularly removed from the site(s).

xiv. Construction enlpyees shall strictly limit their activities, vehiclg
equipment, and construction materials to the proposed project footprint g
designated staging areas and routes of travel. The construction area(s) sh
the minimal area necessary to complete theject and shall be specified |
the construction plans. Construction limits will be fenced with orange s
screen. Exclusion fencing should be maintained until the completion ¢
construction activities. Employees shall be instructed that their digts/are
restricted to the construction areas. xv. The Permittee shall have the rig
access and inspect any sites of approved projects including
restoration/enhancement area for compliance with project appro
conditions, including these BMPs.

CULTURAL RESOURCES

Cause a substantial
adverse change in the
significance of a
historical resource

445 (a)

None required
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Environmental Document/ Plans, Policies, Programs (PPP) andititigation Measures(MM) Required | Level of Significance
Topic/Threshold Section to Reduce Impact

pursuant to CEQA

Guidelines 815064.5?

Cause a substantial EIR4.4 ) MM CR1: Archaeological Monitoringln conjunction with Mitigation Measurq Less than significant.

adverse change in the
significance of an
archaeological resource
pursuant to CEQA
Guidelines § 15064.5?

TCR1 for TribalCultural Resources} 1j dz €t AFASR | NOKH
I NOKFS2t23AadGé0 akKlftft o6S NBGIFAYS
grading permit. The Project Archaeologist will becail to monitor ground
disturbing activities and excavations on the Pobjgite following identification
of potential cultural resources by project personnel. If archaeological resol
are encountered during implementation of the Project, growdidturbing
activities will be temporarily redirected from the vicinity of thedi The Project
Archaeologist will be allowed to temporarily divert or redirect grading
excavation activities in the vicinity to make an evaluation of the find. If
NBE&2dz2NOS Aa aAIYyATFAOLIY G aAdGAIl GA

MM CR2: Archeologial Treatment Plan In conjunction with Mitigation
Measure TCR for Tribal Cultural Resources, if a significant archaeolo
resource(s) is discovered on the property, ground disturbing activities shg
suspended 100 feet around the resource(s). Thehaeological monitor, the
Project Proponent, and the City Planning Department shall confer rega
mitigation of the discovered resource(s). A treatment plan shall be prep
and implemented by the archaeologist to protect the identified archaeolog
resource(s) from damage and destruction. The treatment plan shall cont
research design and data recovery program necessary to document thgq
and content of the discovery such that the resource(s) can be evaluate
significance under CEQA criterThe research design shall list the samp
procedures appropriate to exhaust the research potential of the archaeolo
resource(s) in accordance with current professional archaeology stang
(typically this sampling level is two (2) to five (8ygent of the volume of the
cultural deposit). At the completion of the laboratory analysis, any recovq
archaeological resources shall be processed and curated according to ¢
professional repository standards. The collections and associated sesbedl
be donated to an appropriate curation facility. A final report containing

significance and treatment findings shall be prepared by the archaeologis
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Environmental Document/ Plans, Policies, Programs (PPP) andititigation Measures(MM) Required | Level of Significance
Topic/Threshold Section to Reduce Impact
submitted to the City of Jurupa Valley Planning Department and the Ea
Information Cengr.
GREENHOUSE GAS EMISSIONS
Generate greenhouse | EIR 4.5 (a) PPP 4.8L. Prior to building permit issuance, the City shall verify that Significant and

gas emissions, either
directly or indirectly,
that may have a
significant impact on the
environment?

following note is included on building plans. Project contractors shal
required to ensure compliance with the note and permit inspection by Cit
Jurupa Valley staff or their designgeensure compliance. The note also sh
be specified in bid documents issued to prospective construction contract]

GAll installed appliances shall comply with California Code of Reguls
Title 20 (Appliance Energy Efficiency Standards), wastdblishes energ
efficiency requirements for appliances

PPP 4.8. Prior to the approval of landscaping plans, the City shall verify
all landscaping will comply with City Ordinance No. 2016~ &2 | G §
[ FyRaOl LIS wSl dzA NBtrectoys (slakbise requirellBo3e8s0y
compliance with approved landscaping plans.

PPP 4.8. Prior to issuance of a building permit, the Project Applicant g
submit energy usage calculations in the form of a Title 24 Compliance R
to the City of drupa Valley Planning Department showing that the Project
meet the current California Building Code Title 24 requirements. The City|
review and approve the Report and ensure that building and site plan de
meet the current California Titled2Energy Efficiency Standards.

PPP 4.5 Prior to the issuance of a building permit, building plans shal
reviewed by the City Building Department to ensure that measures to re
water consumption and the associated enetggage are designed to cotyp
with the mandatory 20% reduction in indoor water usage contained in
current CALGreen Code and the 30% reduction in outdoor water u
O2ylGlFAYySR Ay (GKS /AdeQa ol GSNJ ST
the Project shall implement the folwing:

unavoidable
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

Landscaping palette emphasizing drought tolerant plants;
Use of waterefficient irrigation techniques;

U.S. EPA Certified WaterSeriabeled or equivalent faucets, high
efficiency toilets (HETS), and watewnserving fixtures, e.g. sin
faucets, showerheads.

PPP 4.%. The Project shall participate in established @itgde programs for|
industrial development projects to reduce solidaste generation, in
accordance with the provisions of the Riverside Countywide Integrated W
Management Plan.

PPP 4.%. The Project is required to comply with the CALGreen Codse
NBIljdzA NBR 68 (GKS /AGeQa adzyA OALJ f

In addition,the Project will implement the following design features:

Utilize lowflow fixtures that would reduce indoor water demand |
20% per CalGreen Standards.

Utilize waterefficient irrigation systems.

Implement recycling programs that reduces waste to ldlsdby a
minimum of 75 percent (per AB 341).

Architectural coatings will be limited to 50 grams per liter V|
content for buildings and 100 grams per liter VOC content for par
lot striping per SCAQMD Rule 1113.

EnergyStar appliances to be utilized-site.

Compliance with 2019 Title 24 standards; and incorporation of
CAPCO#ased land use and site enhancement reduction measu

LUTFL Increased Density, LUTImproved Destination Accessibilit
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Environmental Document/ Plans, Policies, Programs (PPP) andititigation Measures(MM) Required | Level of Significance
Topic/Threshold Section to Reduce Impact
LUTF5 Increase Transit Accessibility, and SDTmprove Pedestriaf
Network.
Conflict with an EIR 4.5 (b) Same as above Significant and
applicable plan, policy unavoidable
or regulation adopted
for the purpose of
reducing the emissions
of greenhouse gases?
HAZARDS AND HAZARDOUS MATERIALS

Create a significant EIR4%6 @ MM HAZ1 Vapor Barriers.Prior to the issuance of a building permit, buildi| Less than significant
hazard to the public or plans shall demonstrate sedlab linersmade of a minimum of 40 to 60 m
the environment high-density polyethylene (HDPE) are installed before the slab for
through reasonably building ispoured. The membranes should be durable enough (at least 30
foreseeable upset and to prevent damage during placement, building construction, remodeling
accident conditions maintenance, or to resist failure due to earth movement and age.
involving the release of
hazardous materials intq MM HAZ2. Abandonment or Relocation of Well®riorto the issuance of a
the environment? grading permit, the Project proponent shall provide written verification fr

the Department of Toxic Substances Control (DTSC) that any e

monitoring wells on site that are to be abandoned or relocated have b

authorized by he DTSC.

LAND USE AND PLANNING

Cause a significant EIR 4.7.5 (a) Although the Project implements the applicable strategies identifieq Sigrificant and

environmental impact
due to a conflict with
any land use plan, policy
or regulation adopted
for the purpose of
avoiding or mitigating ar|
environmental effect?

Connect SoCal such as providing bicycle lanes; developing an i
RSOSt2LIYSyid araasS ySFEN F o6dza aidz2U
jobs/housing balance; providing eledrivehicle charging stations; ar

providing internal and external sidewalks thus encouraging pedes
FOGAGAGEE (GKS tNB2SOGQa OSKAOES
/I AieQa GKNBakKz2f RO

Incorporation of PPP 4.5 through 4.56 and the desig measures andg

features proposed by the Project would contribute to minimizing G

unavoidable
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Environmental Document/ Plans, Policies, Programs (PPP) andititigation Measures(MM) Required | Level of Significance
Topic/Threshold Section to Reduce Impact
emissions. However, implementation of the Project would still result in
annual emissions that exceed the GHG emissions significance thresh
3,000 MTCe/yr.
TRANSPORTATION
Conflict or be EIR 4.8 (a) PDF 4.8L As shown on the Site Plan for SDP No. 20018, or as requireq Signifiant and
inconsistent with CEQA condition(s) of approvathe Project shall include the following design featur{ unavoidable
Guidelines Section improve the pedestrian network by constructing sidewalks along both Mis
15064.3, subdivision (b) Boulevard and Pyrite Street theonnect to the existing sidewalks south of a
the west side of Pyrite Street; provide-gite bicycle parking; and provide Clg
Il and Class Il bicycle along the frontage of the Project site adjacent to
Street and Mission Boulevard
TRIBAL CULTURAL RESOURCES
Cause a substantial EIR4.9 (a) Gabrielefio Band of Mission Indiag&izh Nation Mitigation Measures (MM)| Less than significant

adverse change in the
significance of a tribal
cultural resource,
defined in Public
Resources Code sectior
21074 as either a site,
feature, place, cultural
landscape that is
geographically defined
in terms of the size and
scope of thedndscape,
sacred place, or object
with cultural value to a
California Native
American tribe, and that
is a resource determinel
by the lead agency, in it
discretion and

supported by substantial

GabrielefidMM TCRL: Tribal Monitoring. Prior to the commencement of a
ground disturbing activity at the project site, the project applicant shall re
a Native American Monitor approved by the Gabrieleno Band of Mig
IndiansKizh Nationg the tribe that corsulted on this project pursuant t
laasSvyote . Aftf 1pu O0GKS aGa¢NROSE

executed contract shall be submitted to the City of Jurupa Valley Plannin
Building Department prior to the issuance of any permit necessary
commence a groundisturbing activity. The Tribal monitor will only be presg
on-site during the construction phases that involve growdisturbing
activities. Ground disturbing activities are defined by the Tribe as activitieg
may include, but are at limited to, pavement removal, potholing or augurin
grubbing, tree removals, boring, grading, excavation, drilling, and trenc
within the project area. The Tribal Monitor will complete daily monitoring |
that will provide descriptions of the d&& I OG A BAGASAX

activities, locations, soil, and any cultural materials identified. Thesiten
monitoring shall end when all grourdisturbing activities on the Project Sif
are completed, or when the Tribal Representatives and Tiibanitor have
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1. Executive Summary

Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

evidence, to be
significant pursuant to
criteria set forth in
subdivision (c) of Public
Resources Code Sectiol
5024.1. In applying the
criteria set forth in
subdivision (c) of Public
Resource Code Section
5024.1, the lead agency,
shall consider the
significance of the
resource to a California
Native American tribe

indicated that all upcoming ground disturbing activities at the Project Site |
little to no potential for impacting Tribal Cultural Resources.

Upon discovery of any Tribal Cultural Resources, construction activities
cease in the imediate vicinity of the find (not less than the surrounding 1
feet) until the find can be assessed. All Tribal Cultural Resources unearth
project activities shall be evaluated by the qualified archaeologist and T|
monitor approved by the Consirgg Tribe. If the resources are Native Ameriq
in origin, the Consulting Tribe will retain it/them in the form and/or mani
the Tribe deems appropriate, for educational, cultural and/or histq
purposes.

If human remains and/or grave goods are discedepr recognized at the
Project Site, all ground disturbance shall immediately cease, and the c
coroner shall be notified per Public Resources Code Section 5097.9§
Health & Safety Code Section 7050.5. Human remains and grave/burial
shall be treated alike per California Public Resources Code se
5097.98(d)(1) and (2). Work may continue on other parts of the Project
while evaluation and, if necessary, mitigation takes place (CEQA Guid
Section 15064.5[f]).

Soboba Band Luisefiodians Mitigation Measures (MM)

Soboba MM TGR: Retain Registered Professional Archaeologist: Prior tg
issuance of a grading permit, the Project Applicant shall retain a Regis
t NEFS&aaArzylt | NOKIF S2f23Aal appovaNap
the City to be orcall during all mass grading and trenching activities.
t NE2SOG ! NOKI S2t23AaGQa NBaLR2yaA
performing the tasks that require the need for a qualified archaeolo
pursuant to TCR through TCF below.

Soboba MM TGR: Cultural Resources Management Plan: Prior to the issu
of a grading permit, the Project Archaeologist, in consultation with
Consulting Tribe(s), the Project Applicant, and the City, shall develop a C
Resairces Management Plan (CRMP), to address the implementation o

I AG2Qa CNROGFE  / dzf G dzNF € w$ thdubiIcR,
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

including but limited to, timing, procedures and considerations for Tr
Cultural Resources during the coursegobund disturbing activities that wi
occur on the project site. The CRMP shall be subject to final approval i
City of Jurupa Planning Department.

Soboba MM TGR: Tribal Monitoring: Prior to the issuance of a grading per
the Project Applicanshall provide the City of Jurupa Valley evidence
agreements with the consulting tribe(s), for tribal monitoring. A consul
tribe is defined as a tribe that initiated the AB 52 tribal consultation proces
the Project, has not opted out of theBA52 consultation process, and h
completed AB 52 consultation with the City as provided for in Public Reso
Code Section 21080.3.2(b)(1). The Project Applicant is also required to p
a minimum of 30 days advance notice to the tribes of all gtbdisturbing
activities.

Soboba MM TGR: Treatment and Disposition of Inadvertently Discove
Tribal Cultural Resources: In the event that buried archaeolo
resources/Tribal Cultural Resources are uncovered during the course of g
disturbing ativity associated with the Project, all work must be halted in

vicinity of the discovery and the Project Archaeologist shall visit the sit
discovery and assess the significance and origin of the archaeological reg
in coordination with the condting tribe(s). The following procedures will |
carried out for treatment and disposition of the discoveries:

1) Temporary Curation and Storage: During the course of constructior
discovered resources shall be temporarily curated in a secure locatisite
or at the offices of the Project archaeologist. The removal of any artifacts
the Project site will need to be thoroughly inventoried with tribal monif
oversite of the process; and

2) Treatment and Final Disposition: The landowner(s) Ishainquish
ownership of all cultural resources, including sacred items, burial goods
all archaeological artifacts and ndruman remains as part of the requirg

mitigation for impacts to cultural resources. The Applicant shall relinquish
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Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

artifacts through one or more of the following methods and provide the Cit
Jurupa Valley Department with evidence of same

a) PreservatioAn-Place of the cultural resources, if feasible. Preservatio
place means avoiding the resources, leaving themérptlace they were found
with no development affecting the integrity of the resources. This will req
revisions to the grading plan, denoting the location and avoidance of
resource.

b) Accommodate the process for onsite reburial of the discoverenhd with
the consulting Native American tribes or bands. This shall include measurg
provisions to protect the future reburial area from any future impacts. Reby
shall not occur until all cataloguing and basic recordation have K
completed; locaibn information regarding the reburial location shall
included into the final report required under TGRCopies of the report sha|
be provided to the City for their records, the Consulting Tribe(s), and
Eastern Informational Center.

c) Curation A curation agreement with an appropriate qualified reposit(
within Riverside County that meets federal standards per 36 CFR Part 79
facility such as a museum, archeological center, laboratory or storage fg
managed by a university, collegeuseum, other educational or scientif
institution, a Federal, State or local Government agency or Indian tribe tha|
provide professional, systematic and accountable curatorial services on-a
term basis. and therefore would be professionallyated and made availabl
to other archaeologists/researchers for further study). The collections

associated records shall be transferred, including title, to an approp
curation facility within Riverside County, to be accompanied by payment o
fees necessary for permanent curation.

Soboba MM TGCR: Final Reporting: In the event significant tribal culty
resources as defined by subdivision (c) of Public Resources Code §
5024.1, or Tribal Cultural Resources as defined by Pub. Resources &

21074 (a), are discovered on the Project site, prior to the issuance of a bu
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1. Executive Summary

Environmental
Topic/Threshold

Document/
Section

Plans, Policies, Programs (PPP) andititigation Measures(MM) Required
to Reduce Impact

Level of Significance

permit, the Project Applicant shall submit a Phase IV Cultural Reso
Monitoring Report that complies with the County of Riverside Cult
Resources (Archaeologirénvestigations Standard Scopes of Work for rev
and approval by the City of Jurupa Valley Planning Department. Onc
report is determined to be adequate, the Project Applicant shall providg
copy to the City of Jurupa Valley Planning Departmamd, provide the City o
Jurupa Valley, evidence that two (2) copies have been submitted to the Eg
Information Center (EIC) at the University of California Riverside (UCR) af
(1) copy has been submitted to the Consulting Tribe(s) Cultural Reso
Department(s).

Soboba MM TCR: Discovery of Human Remains: In the event that hun
remains (or remains that may be human) are discovered at the project
during grading or earthmoving, the construction contractors, proj
archaeologist, and/or designated Native American Monitor shall immedig
stop all activities within 100 feet of the find. The Project Applicant shall {
inform the Riverside County Coroner immediately, and the coroner sha
permitted to examine theemains as required by California Health and Sa
Code Section 7050.5(b). If the coroner determines that the remains are
subject to his or her authority and if the coroner recognizes the human ren
to be those of a Native American, or has reasomb¢lieve that they are thosg
of a Native American, he or she shall contact, by telephone within 24 h
the Native American Heritage Commission.

UTILITIES AND SERVICE SYSTEMS

Require or result in the
relocation or
construction & new or
expanded water,
wastewater treatment
or storm water drainage
electric power, natural
gas, or
telecommunications

EIR 4.10 (a)

PPP 441 to4.2.4 apply.

MM BIG1 to MM BIG4 apply.

MM CR1 and MM CR2 apply.

MM GabrielefioTCRL and Soboba TERthrough TCH apply.

Less than significant
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Environmental Document/ Plans, Policies, Programs (PPP) andititigation Measures(MM) Required | Level of Significance
Topic/Threshold Section to Reduce Impact
facilities, the

construction or
relocation of which
could cause significant
environmental effects?
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2. INTRODUCTION

2.1 PURPCS=EOF THEENVIRONMENTAL IMPACT REPORT

The California Environmental Quality Act (CEQA) requires that all state and local governmental
agencies consider the environmental consequences of projects over which they have
discretionary authority before taking action on t® projects. This draft environmental impact

report (EIR) has been prepared to satisfy CEQA and the CEQA Guidelines. The EIR is the public
document designed to provide decision makers and the public with an analysis of the
environmental effects of théroject, to indicate possible ways to reduce or avoid environmental
damage and to identify alternatives to theroject. The EIR must also disclose significant
environmental impacts that cannot be avoided; growth inducing impacts; effects not found to be
significant; and significant cumulative impacts of all past, present, and reasonably foreseeable
future projects.

¢KS tSIFIR F3SyoOe YSIya aidKS LlzofAO | 3Syde gKAO
or approving a project which may have asigndl yid STFFSOG dzl2y GKS Sy gda
21067). The City of Jurupa Valley has the principal responsibility for approval Pfdjeetand

related land use entitlements. For this reason, the City of Jurupa Valley is the CEQA lead agency

for thisProject.

The overall purpose of this EIR is to inform the lead agency, responsible agencies, decision
makers, and the general public about the environmental effects of the development and
operation of theProject. This EIR addresses effects that may dpafstant and adverse; evaluates
alternatives to the project; and identifies mitigation measures to reduce or avoid adverse effects.

This EIR has been prepared in accordance with requirements of the:

California Environmental Quality Act (CEQA) of 183@mended (Public Resources Code,
8§ 21000 et seq.)

State Guidelines for the Implementation of the CEQA of 1970 (CEQA Guidelines), as
amended (California Code of Regulations, 88 15000 et seq.)

City of Jurupa Valley Environmental Guidelines and Signde Thresholdsdopted June
4, 2020 by City Council Resolution No. 2aR0

2.2 DOCUMENTFORMAT

This EIR contains all the information required to be included in an EIR as specified by the CEQA
Statutes and Guidelines (California Public Resources @100 et. seq. and California Code

of Regulations, Title 14, Division 6, Chapter 3). CEQA requires that an EIR contain, at a minimum,
certain specified content. In summary, the content and format of this EIR is as follows:
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Section 1.0Executive Summajincludes a Project introduction, a brief description of the Project,

a summary of areas of controversy/issues to be resolved, a description of the Notice of
Preparation (NOP) comments received, as well as a description of the Progenatltes and a
summary of impacts, mitigation measures, and level of impacts following mitigation.

Section 2.0, Introduction and Purpgsprovides introductory information about the CEQA
process and the responsibilities of the City of Jur\jadley, serving as the Lead Agency of this
EIR. This section also includes a description of the document format as well as the purpose of
CEQA and this EIR.

Section 3.0, Project Descriptin & SNXSa | & GKS nhdeéntinstaNeReBd O 5 S
specificity commensurate with the level of detail proposed by the Project, including the summary
requirements pursuant to CEQA Guidelines § 15123.

Section 4.0, Environmental Analysprovides an analysis of potential direct, indirect, and
cumulative impats that may occur with implementation of the Project. A conclusion concerning
significance is reached for each discussion; mitigation measures are presented as warranted.

Section 5.0, Additional Topics Required by GHARudes specific topics that arequired by

/| 9v! ® ¢KSaS AyOfdzRS | adzYYINEB 2F GKS t NR2SOi
effects, a discussion of the significant environmental effects which cannot be avoided if the
Project is implemented, significant environmental changeseptial growthinducing impacts of

the proposed Project.

Section 6.0, Project Alternativedescribes and evaluates alternatives to fPeject that could
NBRdzOS 2NJ I §2AR GKS tNR2SOUQA I ROSNBES SYydJdANRY

Section 7.0, List of Prepareilssts the persons who authored or participated in preparing this
Draft EIR, including agencies and persons consulted.

Technical Appendices.9 v! DdzA RSt Ay S&a 73 infermaiiontcontaidetl it $&EIRG K | G
akKlftf Ay Of dzZRS & dzY Y I Nihtd PariitAfyll Fa@shiSerhedtAo? gignifiwadet F A O A
SYBANRYYSyYyUl f AYLI Otla o0& NBOASgAYy3d | ASyOASa
GOLIB LI FOSYSYyld 2F KAIKE & GSOKYAOFf |yR aLISOAL f
avoidedp ¢ ¢ K S NB T ied\tBchnical $tusliesRr&odrts, and supporting documentation that

were used in preparing this Draft EIR are provided separately as Technical appendices. The
Technical Appendices are available for review at the City of Jurupa Valley Planning Department,
8on [AY2YAUS ! @Sy dzS> WdzNHzLI +Ff€tSex [/ FEtAFT2NYVA
or can be accessed at the following link:

https://www.jurupavalley.org/DocumentCenter/Indeg&8
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2.3 PrRQECTOVERVIEW

The Project is proposing approximately 250,008quarefoot commercial shopping center with
a variety of retail, commercial, restaurant, carwash, and vis®ring commercial uses as
described below. To implement th€roject, the following discretionargntitiements are
required. A more detailed description of the Project is provided in Section Bi@ject
Description/Environmental Setting.

Change of Zone (CZ) No. 20001
¢ KS t NP 2S OiPQ &Scehi@ Highwayd Coinderclahl Aight Agriculture), and-OCGP
(General Commercial). The Change of Zerte amend the zoning map for the portions of the

site that are zonedzP-S (Scenic Highway Commercial) antl AightAgriculture) to €1/C-P
(General Commercial).

Tentative Parcel Map(TPM) No. 37890

Subdivide 33 acres intaneteen (19)parcekto accommodate the lease or salelfilding pads.

Conditional Use Permit (CUP) No. 20001

Required for theconvenience storéor the sale of motor vehicle fuekith the concurrent sale of
beer and wine for ofpremises consumption.

Site Development Permit (SDP) No. 20018

Approximately250,000square footcommercial shoppingcenter on approximately33 acres
consisting of the following land uses:

12 pump gas station with 3,500 square feet convenience store
4,800 square foot singieinnel car automated car wash
151,300 square feet general retail

18,400 square feet fast foodestaurantswith drive thru

46,000 square feet general office

26,000 square foot 60 room hotel

The site plan shown on Figusel- Conceptual Site Plan is based on the tenant mix known at this
time. If the site plan is revisedurther CEQA review may be requirpdrsuant to Section 15162

of the State CEQA Guidelines

Variance (VAR)1000

Required to allow certain signs to exceed tim@ximumheight, maximumsign area, and the
number of signallowed.(SeeSection 4.1Aestheticgor details).
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2.4 PROJECT LOCATION

The Project site consists approximately 33cres in the City of Jurupa Valley, Riverside County.
California. From a regional perspective, the Project site is located in the northwest portion of the

City of Jurupa Valley. State Route (SR) 60 is located immediately adjacent to the north of the
Project site and Interstate 15-15) is located approximately 5 miles west of the Project site. At

the local scale, the Project site is located on the northeast corner of Mission Boulevard and Pyrite
Street. The site is also identified by Riverside Countyd&sg N & t | ND$20000,dzY 6 S NA&
171-020-:002, 171 020 025. (Refer to Figurd Regional Location Mapn page 2 and Figure
3.2,Vicinity Map/Aerial Photon page 33.

2.5 Requested Entitlements and Permits

The anticipated approvals required forstrojectarelisted in Table 2.]Requested Entitlements

Table2.1. Requested Entitlements
Agency Entitlement/Permit
City of Jurupa Valley Certification of the EIR
Approval of Change of Zone
Approval of Tentative Parcel Map
Approval of Site Development Permit
Approval of Conditional Use Permit
Approval of a Variance

Santa Ana Regional Issuance of National Pollution Discharge Elimination System (NPDES) Permit
Water Quality Control Issuance of Construction General Per@itverage
Board Issuance of Commercial General Permit Coverage

Riverside County Flood | Encroachment Permit.
Control and Water
Conservation District

2.6 NOTICE OFPREPARAIDN

To determine the scqe of this EIR the City prepared and distributed a Notice of Prepagtion
(NOP)for the Project on October 9 2020 to the State Office of Plaming and Researh,
each reponsible and trustee agency, and submitted tothe RiversideCounty Qerk. Table 2.2,
Summary of Notice ofPreparationComnents on the following pagesummarizes he comments
receivedregarding the NOPisaued for this EIRand identifies the location in this EIR dagnent
wherethe commentsare addessd.
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Table 22. Summary of Notice of Preparation Comments

Agency/ Lacation in this

Organization/ Date Canments EIRwherg
Individual Camment is
Addressed

Native American 10/12/20 |Recommends consultation with California Na Section 47-
Heritage Commissior /American tribes that are traditionally and culturi Tribal Cultural

affiliated with the geographic area of the propos Resources
project in order to avoid inadvertent discoveries of na
American human remains and protection of tribal cult
resources.

Al NOPcomment lettersare includedin TechnicaPppendix A of this Draft HR.

2.7 INITIALSTUDY
Based on the size and scope of the Project, the City determined that an EIR would clearly be
required for the Project. Pursuant to CEQA Guidelines Section 15063 (c) (3), although an Initial
Study was not required to make this determination, the preparatof an Initial Study was
prepared to assist in the preparation of this EIR by:

Focusing the EIR on the effects determined to be significant.

Identifying the effects determined not to be significant.

Explaining the reasons for determining thdtentially significant effects would not be
significant

Based on the analysis contained in the Initial Study, which is attaches to this EIR as Appéotite A,
of Preparation and Initial Studyhe following environmental impacts have been screened out and
are not discussed in this EIR:

Aesthetics.Potentialto:

Have a substantial adverse effect on a scenic vista.

Substantially damage scenic resources, including, but not limited to trees, rocks,
outcroppings, and historic buildings within a state scenic highway.

In a nonurbanized area, substantialiegrade the existing visual character or quality of
public views of the site and its surroundings.

Create a new source of substantial light or glare, which would adversely affect the day or
nighttime views in the area.
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Agriculture and Forestry ResourceRotential to:
Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, teagitultural use.

Gonflict with existing zoning for, or cause rezoning of, forest land, timberland, or
GAYOSNIIFTYR T2ySR dG¢AYOSNIFYR t NPRAzOGAZ2Y D¢

Result in the loss of forest land or conversion of forest land tofooest use.

Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of Farmland, to Ragricultural use or conversion of forest
land to nonforest use.

Air Quality. Potential to:

Result in other emissions (such as those leading to odors) adversely affecting a substantial
number of people.

Biological Resource®otential to:
Have a substantial adverse effect, either directly or through habitat modifications, on any
species idenfied as a candidate, sensitive, or special status species in local or regional
plans, policies, or regulations, or by the California Department of Fish and Wildlife or U.S.
Fish and Wildlife Service.
Interfere substantially with the movement of any nativesident or migratory fish or

wildlife species or with established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites.

Conflict with any local policies or ordinances protecting biological resources, suzh a
tree preservation policy or ordinance.

Cultural Resourcedotential to:
Disturb any human remains, including those interred outside of formal cemeteries.
Energy.Potential to:

Result in potentially significant environmental impact duewasteful, inefficient, or
unnecessary consumption of energy resources, during project construction or operation.

Conflict with or obstruct a state or local plan for renewable energy or energy efficiency.
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Geology and Soilfotential to:

Directly or indiectly cause potential substantial adverse effects, including the risk of loss,
injury or death involving rupture of a known earthquake fault.

Directly or indirectly cause potential substantial adverse effects, including the risk of loss,
injury, or deah involving strong seismic ground shaking, seigelited ground failure
(including liquefaction, or landslides).

Result in substantial soil erosion or the loss of topsoil.

Be located on a geologic unit or soil that is unstable, or that wbeicbme unstable
because of the Project, and potentially result in-gite or offsite landslide, lateral
spreading, subsidence, liquefaction, or collapse.

Be located on expansive soil, as defined in the Uniform Building Code, creating substantial
risks tolife or property.

Directly or indirectly cause potential substantial adverse effects, including the risk of loss,
injury or death involving landslides.

Have soils incapable of adequately supporting the use of septic tanks or alternative
wastewater disposal systems wherewsers are not available for the disposal of
wastewater.

Hazards and Hazardous MateriaRotential to:

Emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within orguarter mile of an existing or proposedhool.

Be located on a site, which is included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5, and, as a result, would it create a
significant hazard to the public or the environment.

For a project located whin an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the Project result
in a safety hazard or excessive noise for people residing or working in the Project area.

Impairimplementation of or physically interfere with an adopted emergency response
plan or emergency evacuation plan.

Expose people or structures, either directly or indirectly, to a significant risk of loss, injury
or death involving wildland fires.
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Hydrology and Water QualityPotential to:

Violate any water quality standards or waste discharge requirements or otherwise
substantially degrade surface or ground water quality.

Substantially decrease groundwater supplies or interfere substantialtlygvdaundwater

recharge such that the project may impede sustainable groundwater management of the
basin.

Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river or througfe addition of impervious
surfaces, in a manner that would:

A Result in substantial erosion or siltation-ar off-site.

A Substantially increase the rate or amount of surface runoff in a manner which
would result in flooding onor offsite.

A Create or cotribute runoff water which would exceed the capacity of existing or
planned stormwater drainage systems or provide substantial additional sources of
polluted runoff.

A Impede or redirect flood flows.

A In flood hazard, tsunami, or seiche zones, redkase of pollutants due to project
inundation.

Conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan.

Land Use and Planningotential to:
Physically divide an established community.
Mineral ResourcesPotential to:

Result in the loss of availability of a known mineral resource that would be of value to the
region and to the residents of the state.

Result in the loss of availability of a locally important mineral resource recovery site
delineated on a local general plan, specific plan or other land use plan.

Noise.Potential to:
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Generation of a substantial temporary or permanent increase in animeise levels in the
vicinity of the project more than standards established in the local general plan or noise
ordinance, or applicable standards of other agencies.

Generation of excessive groundborne vibration or groundborne noise levels.
For a projetlocated within the vicinity of a private airstrip or an airport land use plan or,
where such a plan has not been adopted, within two miles of a public airport or public use
airport, would the project expose people residing or working in the project trexcessive
noise levels.

Population and HousingPotential to:
Induce substantial unplanned population growth in an area, either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through extension of roads

or other infrastructure.

Displace substantial numbers of existing people or housing, necessitating the construction of
replacement housing elsewhere.

Public ServicedPotential to:
Result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities the construction of which could cause significant
environmental impacts for fire protection, police protection, schools, paoskther public
facilities.

Recreation Potential to:

Increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial deterioration of the facility would occur or be accelerated.

Include recreatioal facilities or require the construction or expansion of recreational
facilities, which might have an adverse physical effect on the environment.

Transportation.Potential to:

Conflict with a program, plan, ordinance, or policy addressing the ciroolaystem,
including transit, roadway, bicycle, and pedestrian facilities.

Substantially increase hazards due to a geometric design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment).

Result innadequate emergency access.
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Utilities and Service SystemPBotential to:

Have insufficient water supplies available to serve the project and reasonably foreseeable
future development during normal, dry, and multiple years.

Result in adetermination by the wastewater treatment provider, which serves or may
serve the project that it has inadequate capacity to serve the project's projected demand
in addition to the provider's existing commitments.

Generate solid waste more than State ocal standards, or more than the capacity of
local infrastructure, or otherwise impair the attainment of solid waste reduction goals.

Conflict with federal, state, and local management and reduction statutes and regulations
related to solid waste.

Wildfire. The Project is not located in or near state responsibility areas or lands classified as very
high fire hazard severity zones as such, an analysis of wildfire impacts was not required.

2.8 ENVIRONMENTARESOURCESNALYZED IN THHR

Based upon the Ihial Study analysiAppendix A)comments received pursuant to circulation of
the Notice of PreparationNOB, and other public/agency input, the analysis of the EIR addresses
the following topics as described in TaBl&8, Summary of Environmental Impacts Addressed in
the EIR.

Table 23. Summary of Environmental Impacts Addressed in the EIR

Environmental Topic Section Threshold Description of Impact
4.1 Aesthetics Conflict with applicable zoning and | Site design and the heigftize and
other regulations governing scenic | numberof pylon signs.
quality?
4.2 Air Quality Conflict with orobstruct Construction anebperational air

implementation of the applicable air | emissions on a regional and local

quality plan; Violate any air quality | basis, including impacts to sensitiy
standard or contribute substantially t( receptors.. OperationdOx

an existing or projected air quality | emissions

violation; Result in a cumulatively
considerable net increase of any

criteria?

4.3 Biological Resources Impact riparian habitaf wetlands and | Impacts to ripaian habitat,
consistency with habitat conservation wetlands, and consistency with the
plan. Western Riverside County Multiple

Habitat Conservation plan (MSHC

4.4 Cultural Resources Cause a substantial adverse change| Impacts to historic and

the significance of a historical resour| archaeological resources.
or archaeologicalesource.
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Environmental Topic Section Threshold Description of Impact

45 Greenhouse Gas Emissiond Generate greenhouse gas emissio) 9 EOSSRI yO0S 2F /
either directly or indirectly, that maj gas emission thresholds and
have a significant impact on th consistency with CARB Scoping P
environment  Conflict with  an| and SCAG Connect SoCal Plan.
applicable plan,policy or regulation
adopted for the purpose of reducin
the emissions of greenhouse gases?

4.6 Hazards and Hazardous | Reasonably foreseeable upset and | Construction impacts to the esgite

Materials accident conditions involving the well monitoringprobesfor the
release of hazardous materials into | Stringfellow Hazardous Waste Site
the environment. exposure to contaminated

groundwagr, exposure to
hazardous materials related to the
operation of the gas station.

4.7 Land Use and Planning CGonflict with any land use plan, policy Gonflict with SCA®ID 2016 Air
or regulation adopted for the purposq Quality Management Plan; Wester

of avoiding or mitigating an Riverside County MSHCP; and SC
environmental effect Connect So Calan.

4.8 Transportation Conflict or be inconsistent with CEQAb SG Ay ONBI &S Ay
Guidelines Section 15064.3, VMT.
subdivision (h)

49 Tribal Cultural Resources | Listed or eligible for listing in the Based on responses received fron
California Register of Historical the GabrielfioBand of Mission

Resources, or in a local register of | Indiansg Kizh Nation and the
historical resources; and/or a resour¢ Soboba Banduisefidndians,t has
determined to be significant to a been determined that the Project
California Native American tribe site may contain tribal cultural
resources as defined by Public
Resources Code § 21074 that may
be of importance tdhese Tribes.

4.10 Utilities and Service Require or result in the relocation or | The installation of the utiligs and
Systems constructon of new or expanded service systems have the potentia
water, wastewater treatment or stornj to result in significant impacts to
water drainage, electric power, the environmental topics evaluate(

natural gas, or telecommunications | in the EIR.
facilities, the construction or

relocation of which could cause
significant environmental effects

As noted above, based on the analysis contained in the Initial Study (Appendix A), this section of
the EIR analyzes and descsbé&e potential environmental impacts associated with the
implementation of the Project. The environmental impact analysis has been organized into a
series of sections, each addressing a separate environmental resource. Environmental resources
addressedn this EIR are presented in the following sections:
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4.1 Aesthetics

4.2 Air Quality

4.3 Biological Resources

4.4 Cultural Resources

4.5 Greenhouse Gas Emissions

4.6 Hazards and Hazardous Materials
4.7 Land Use and Plangin

4.8 Transportation

4.9 Tribal Cultural Resources

4.10 Utilities and Service System

2.9 IncorporatedDocuments

CEQACuidelines 8 15150 permits the incorporation by reference of all or portions of other
doaumentsthat are generally avaibble to the public. Any docunent incorporated by reference
shall be made avalable to the public for inspection at a public place or public building and
requiresthat the EIRstate wherethe incormporated documents will be made avaibble for public
inspection.

The following documerts havebeenincormporated by referenceand cited as apropriate:

City of Jurupa Valley General Plaagopted by the Cty Councilon September
7,2017 and ascurrently amemled.

City of Jurupa Valley General FiBavironmental Impact Repeortertified by the
City Council on September 7, 2017.

Cityof Jurupa Valleunicipal Cale (various chapters), approvedthrough December
31, 2020

The abovedescribed documents are on file with the City of Jurupa ValleyPlanning
Department, 8930 Limonite Avenue, Jurupa Valley, CA50® and online at
https://www.jurupavalley.org/and are heeby incorporated by ref@ence.
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2.10 PubicReview ofthe ER

This EIRis beingdistributed to responsible and trustee agencies,other affected agencies,and
interested parties. Addtionally, in accadance with Public ResurcesCale § 210920) (3), the
EIRis beingprovided to all parties who previously requested copies. TheNotice of Completion
(NOC) andNoticeof Avalability (NOADf the DraftEIRare beingdistributed asrequired by CEQA.

The Draft EIR and technical appendieesse made available foa minimum45-daypublic review
period from February22, 2021to April 7, 2021.

All files are available at the following links:
https://www.jurupavalley.org/DocumentCenter/Index/6@&ee folder labeled MA20035 Shops
at Jurupa Valley)

Governor's Office of Planning and Research, CEQAnet Web Portal at
https://ceqganet.opr.ca.gov/
Enter "2020100167" in the search box and find under "MA2008&53hops at Jurupa Valley."

Written conments re@rding this EIR should be addressed t

Patty Anders, Senior Planning Consultant
City of Jurupa Valley Planning Department
8930 Limonite Avenue, Jurupa Valley CA 92509

Phone: 951322-6464
Fax:951-332-6995
Email: panders@jurupavalley.org

After the public review period, the City will isstiee Final EIR (which includes the Draft EIR, the
public comments and responses to the Draft EIR,amdrevisions to the Draft EIR heFinal EIR
will be available for public review for a minimum of 10 days prior to the @itynciltaking any
action on the ProjectThe City of Jurupa ValleyPlanning Commisgin has the authority to
recommend, condtionally recommendpr not recommend the Prgect for approval. The City

of Jurupa ValleyCity Councilhas exclusive ahbrity to approve, onditionally appove, or gny

the Prgect.

If the Prgect isapproved, the CityCounciimayimposemitigation measuresspecified in the Fnal
EIR as condtions of Project approval. Alternatively, the City Cauncil could require ather
mitigation measues deemed to be effedive mitigations for the identified impacts,or it could
find that the mitigation measures cannot be feasibly implemented. For any identified
signficant impacts for which no mitigation measure is feasible,or where mitigation would not
reduce the impactto a lessthan significant levd, the City Cound will be required to adopt a
Satement of Overrding Cansiderations finding that the impacts are considered acceptable
because spedific overriding considerationsfrom the ProjeO (ib@nifits outweigh he impacts in
guedion.
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3.0 PROJECTDESCRIPTIOKENVIRONMENTALSETTING

3.1 PROJECIIOCATION

The Project site consists approximately 3Zcres in the City of Jurupa Valley, Riverside County.
California. From a regional perspective, the Project site is located in the northwest portion of the

City of Jurupa Valley. State Route (SR) 60 is located immediately adjacent to the north of the
Project site and Interstate 15-15) is located approximately 5 miles west of the Project site. At

the local scale, the Project site is | located on the northeast corner of Mission Boulevard and
Pyrite Street. The site is also identified by Riverside CoutySA& & 2 N & t | NIR8f b dzY o
001, 171020002, 171 020 025. (Refer to Figurd Regional Location Mapn page 2 and

Figure 3.2Vicinity Map/Aerial Photon page 3.

3.2 BENVIRONMENTABETTING

CEQA Guidelines 815125 establishes requirementsléning the environmental setting to

which the environmental effects of a proposed project must be compared. The environmental
aSGGAYy 3 A &he phgsicdl ghdirBamengal canditions in the vicinity of the project, as they

exist at the time the Nate of Preparation is published, or if no Notice of Preparation is published,

at the time the environmental analysis is commen¢édt Kdza > G KS Sy @ANBYYSy il
t N22SO0 Aa 0KS RIFIGS GKIFIG GKS t NB2SOdtder 9,b2 (A OSE
2020. Onsite and adjacent land uses, General Plan land use designations, and zoning
classifications are shown ifable 3.1 Land Uses/ General Plan Land Use Designations/Zoning
Classifications.

< Table 3.1 is on the following page.
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Table 3.1Land Uses/ General Plan Land Use Designations/Zoning Classifications
General Plan Land Use
Location | Current Land Use Designation Zoning

Site Vacant land Commercial Retail (CR) GP-S (Scenic Highway Commercial

G1/CG-P (GeneraCommercial);
and Al (Light Agricultural)

North Vacant land followed by | SR60 SR60
SR60

South Mission Boulevard Commercial Retail (CR) GP-S (Scenic Highway Commercial
followed by a mobile Medium Density Residential | G1/C-P (General Commercial);
home park and (MDR) and Al (Light Agricultural)
commercial development| High DensityResidential (HDR)

East Plant nursery, outdoor Business Park (BP) A-1 (Light Agricultural)
storage of vehicles, and
vacant land

West Pyrite Street followed by | Commercial Retail (CR) GP-S (Scenic Highway Commercial
residential development | Medium Density Residential | and Al (Light Agricultural)

(MDR)

Source: City of Jurupa VaH&gneral Plan Land Use Map August 2020, Google Earth Pro.

3.3 PROJECDESCRIPTIOBUMMARY

The Project ApplicanBanorama Properties Inc, is proposing an approximately 25608re
foot commercial shopping centesn an approximately33-acre site with a variety of retalil,
commercial, restaurants, carwash, amgitor-serving commercial uses as described in detail
below. To implement the Project, the following discretionary entitlements are required.

Change of Zone (CZ) No. 20001

¢ KS t NP 2 S 0P8 iScehi@ Highwad Comierciall, Aight Agricultureland G1/G-P
(General Commercial). The Change of Zisrte amend the zoning map for the portions of the
site that are zoned=P-S (Scenic Highway Commercial) antl A.ight Agriculture) to T/C-P
(General Commerciadp the zoning will be the same fordlentire Project site

Tentative Parcel MagpTPM) No. 37890

Subdivideapproximately33 acres into 19 parcels to accommodate the lease or sadbeitfing
pads

Conditional Use Permit (CUP) No. 20001

Required for the convenience stote allowthe sale ofmotor vehicle fuel with the concurrent
sale of beer and wine for effremises consumption.
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Site Development Permit (SDP) No. 20018

Approximately 250,008quare footcommercialshopping on 334 gross acresonsisting of the
following land uses:

12 pump gas station with 3,5e6fjuare feet convenience stare

nynn aljdzZ NB FSSG aAy3at.SmnidzyySt OF NI I dzi2Yl
151,300 square feet general retail

18,400 square feet fast food with drive thru

46,000 squaredet general office

26,000 square feet hotel with 60 rooms

The site plan shown on Figure 3Qonceptual Site Plas based on the tenant mix known at this
time. If the site plan is reviset increase the building square footage above 250,000 squate fee
or involves major redesigriurther CEQA review may be required pursuant to Section 15162 of
the State CEQA Guidelines.

Variance (VAR21000

Required to allow theproposed sign program to exceed Municipal Code requirements for the
height limits, sign area limits, and the number of signs allowed as described below.

Freeway Sign

AllowedhyS ém0 &aA3dy y B50 sqiade &t & Blirfac&sigy area an@not locdted
GAOGKAY ccnQ 2F ySI NBvayllinesSRIS 2F FTNBSglFe& NANIKID

Proposed: One(1) T p Q FTNB S| & IaRshung feetok Susfacessifgn eetocated
approximately 140 feet frorthe SR60 freeway rightof-way.

AVariancesrequired for freeway sign to exceed maximum height and maximum square feet of
surface sign area.

Shopping Center Signs:

Allowed:

A N ¥ A A

OneM)HnQ FTNBS adlyRAy3d ardy y?2 EOSSRAY3 Hun
locationg m EA YdzY KSA3IKG 2F wnQ FyR akKkfft y2i SE

Number of freestanding signs: 1 per street frontagemaximum, provided signs are not
f20FGSR 2y (GKS al YS & NB Stisign dbd ndt ékce€d3004 & ™M n
dljdzr N FSSG 2F &dzNFFOS IINBIEX yR y2 Y2NB i
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Proposed:

Two@a i NBSG Lkt 2y ashshyae feet per face/sighA Boalrfacesign
area:720square feet.

Five )Y 2 y dzY Sy (i  a A Byt approxim@elyS®Esiuark feet /sign face/sign
Totalsurfacesign area480square feet.

Hn 6l @FAYRAYI aA3dyayY ¢cQ KAIK SAGK | LIINRBEAY

area: 360 square feet.
Totalsurfacesign area of all signsapproximately2,200square feet.

AVarianceis required to exceed the number of signs allowed in a shopping center (3 signs), the
KSAIKG YIFIEAYdzY KSAIKG HnQ F2N G4KS surface GighS S i
allowedof 350 square feet.

3.4. PrROJECOBJIECTIVES

The underlying purpose of the Project is to develop a vacant, undeveloped, and-wiriced

site in an area of the City with predominantly residential and commercial uses with a commercial
retail center. The following is a list sppecific objectives that the proposed Project is intended to
achieve:

Develop a commercial retail center within the SR 60 Freeway Commercial Opportunity
Area (OAlL) that implements the General Plan policies to encourage land use actions for
designated Opgprtunity Areas that attracts economically and environmentally
sustainable development.

Develop a commercial center that attracts new businesses to the City of Jurupa Valley in
proximity to residences, thereby providing a more equal jbbasing balanceni the

Inland Empire area that will reduce the need for members of the local workforce to
commute outside the area for employment.

Encourage pedestrian activity by developing commercial uses within walking distance of
residential neighborhoods and publiansit.

Develop a vacant commercial property with close proximity te6@Rhat is readily
accessible to existing and available infrastructure, including roads and utilities.

Page #

LJe



The Shops at Jurupa Valley Draft EIR 3. Project Description/Environmental Setting

3.5 PROPOSEIMPROVEMENTS

Street Improvements and Access

Mission Boulevard will be improved with new pavement, meandering sidewalks, and concrete
curbs and gutters within a halfidth 76-foot right of way adjacent to the southern boundary of

the site. In addition, @ f F a4 LLL . A1 SCireumtiniNastérIBIA foil Bicyclists & & Q &
Pedestrianill be delineatedon Mission BoulevardPyrite Street will be improved with new
pavement, sidewalk, and concrete curbs and gutters within akialth 40-foot right of way

adjacent to the western boundary of the site. Site access is planned via two (2) driveway(s) on
Pyrite Street and three (3) driveways on Mission Boulevard.

Vehicle Parking

The Project would provide a total of approximately 1,324-stftet vehite parking spaces in
compliance with Municipal Code Section 9.24m- Off-Street Vehicle Parking

Bicycle Parking

The Project would provide a total of approximately 129 bicycle parking spaces in compliance
with Municipal Code Section 9.24Q0- Off-Street Vehicle Parking

Pedestrian Access

The Project site would be accessible to pedestrians via the proposed concrete sidewalks on
Mission Boulevard and Pyrite Street. The sidewalks are proposed to connect to the internal
sidewalk network.

Landscaping

A variety of trees, shrubs, vines, and accent plants are proposed along the perimeter of the
LINPLI2ASR o0dzAf RAY3IAZ LI NJAY3I FNBIFLAZ FyR tNR2SC
Street. All new landscaping installation is requireccomply with the Municipal Code Section
9.283Water Efficient Landscape Design Requirements

Lighting

The Project includes the installation of outdoor nighttime lighting throughout the Project site.
Exterior light poles would be installédroughout the parking lots on the site to provide lighting

for security and wayinding. Additionally, exterior lighting in the form of wall mounted lights
and sconces would be installed on the sides of buildings. All outdoor lighting shall be designed
and installed to comply with California Green Building Standards Code Section 5.106 or with a

local ordinance lawfully enacted pursuant to California Green Building Standards Code Section
101.7, whichever is more stringent.
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Water and Sewer Improvements

Water: The Project will connect to the existing-itzh-diameter water line in Mission Boulevard
and the existing Ihch-diameter water line in Pyrite Street adjacent to the site.

Sewer:The Project will connect to the existingr&h-diameter sewer line in Mission Boulevard
and the existing 8nch-diameter sewer line on Pyrite Street adjacent to the site.

Drainage Improvements

The Poject ste isbisectedby Pyite Chamel, an exsting Rverside CountyloodContiol channel.

The @en ctannelwill be convertedntol MH QPc Q NBA Y T 2 NO 8 strdctufeONB G S
The site will be designed with two drainage areas. Each drainage area will have a separate
underground storm drain systethat will connect to the concrete box structure at the southern
boundary. Before water quality flows enter the concrete box structure, they will be diverted to
underground detention and infiltration systems. In addition, vegetateglss will beplaced
throughout the Roject site to decrease the rguired treated design capture volume ithe
downstream systems.

3.6 CONSTRUCTION ANDPERATIONADHARACTERISTICS

Construction

Construction of the Project is expected to take approximately 11 months and beiopsnly
2022.Site preparation and grading will take approximat2iymonths and building construction,
paving, and application of architectural coatings taking approximately 9 mofities.natural
topography of the Project site is relatively fsd ro unusual grading conditions are present and
substantial import or exporof earth materials is not expected.

During all phases of construction, all construction equipment and materials storage would occur
within the Project site. No offite staging area for trucks or equipment would be required during
construction activitis. To avoid or minimize temporary constructioelated traffic impacts
throughout site preparation and construction activities, the Project Applicant would be required
to prepare and implement a CHgpproved construction traffic management plaf.able 32,
Construction Equipment Assumptipslows the heavy construction equipment that is expected

to be used for grading the Project site.

Table 3.2Congruction Equipment Assimptions

Activity Equipment Number Hours Per Day
Ste Preparation Tracto/Loaders/Backoes 1 0.5
Graders 1 0.5
Grading Rubber Tired Dozers 1 0.5
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Activity Equipment Number Hours Per Day

Scrapers

©
o

Tractois/Loaders/Backoes

Cranes

Forklifts

Building Construction Generator Sets

Tractors/Loaders/Backhoes

Welders

Pavers

Paving Paving Equipment

NN CIN N BN BN INN

Rollers

o |0 |0 |60 |0 [N |0 |0 (N

=

Architectural Coatings | Air Compressors

Source: Air Quality and Greenhouse Gas Impact Study (Appendix B).

Operational Characteristics
The Project consists of commercial, retail, and oftises. Typical operational activities include

patrons and employees traveling to and from the site, maintenance activities, and delivery of
goods and supplies to the businesses on the site.

<Figure 3.1 Regional Location Maps on the following page>
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Figure 3.1 Regional Location Map
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Figure 3.2 Vicinity Location Map/Aerial Photo
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Figure 3.3 Conceptual Site Plan

Page 310
























































































































































































































































































































































































































